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Ordinance No. 9-2022 TO AMEND AND REVISE SECTIONS 33-22 & 24 OF 
ARTICLE V, ZONING ORDINANCE, OF CHAPTER 33, DEVELOPMENT 

REGULATIONS, OF THE CODE OF THE TOWNSHIP OF TEANECK, RESPECTING 
THE EXPANSION OF THE HOSPITAL H ZONING DISTRICT   BE IT RESOLVED by 
the Township Council of the Township of Teaneck that Ordinance #9-2022 pass 
upon second and final reading and that the Township Clerk is hereby authorized 

and directed to advertise the same according to law and to provide the 
appropriate notices in accordance with law. 

TO AMEND AND REVISE SECTIONS 33-22 & 24 OF ARTICLE V, ZONING ORDINANCE, 

OF CHAPTER 33, DEVELOPMENT REGULATIONS, OF THE CODE OF THE TOWNSHIP 

OF TEANECK, RESPECTING THE EXPANSION OF THE HOSPITAL H ZONING 

DISTRICT 

 

 

BE IT RESOLVED by the Township Council of the Township of Teaneck that Ordinance #9-

2022 pass upon second and final reading and that the Township Clerk is hereby authorized and 

directed to advertise the same according to law and to provide the appropriate notices in 

accordance with law. 
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TOWNSHIP OF TEANECK 

BERGEN COUNTY, NJ 

 

 

ORDINANCE NO. 9-2022 TO AMEND AND REVISE SECTIONS 33-22 & 

24 OF ARTICLE V, ZONING ORDINANCE, OF CHAPTER 33, 

DEVELOPMENT REGULATIONS, OF THE CODE OF THE TOWNSHIP 

OF TEANECK, RESPECTING THE EXPANSION OF THE HOSPITAL H 

ZONING DISTRICT   BE IT RESOLVED BY THE TOWNSHIP 

COUNCIL OF THE TOWNSHIP OF TEANECK THAT ORDINANCE #9-

2022 PASS UPON SECOND AND FINAL READING AND THAT THE 

TOWNSHIP CLERK IS HEREBY AUTHORIZED AND DIRECTED TO 

ADVERTISE THE SAME ACCORDING TO LAW AND TO PROVIDE 

THE APPROPRIATE NOTICES IN ACCORDANCE WITH LAW. 

 

 WHEREAS, the Township Council is desirous of expanding the existing hospital zone to 

incorporate properties acquired by Holy Name Real Estate Corp. or its affiliates (“Holy Name 

Medical Center”)  located along Chadwick Road, Norma Court, Grange Road and Cedar Lane 

within the Township of Teaneck; and 

  

 WHEREAS, the Township Council adopted Resolution 160-2020, entitled “A Resolution 

Requesting the Planning Board Of The Township Of Teaneck To Undertake A Master Plan 

Reexamination And Prepare A Report, Including Recommendations Of Proposed Development 

Regulations, Respecting The Hospital Zone Within The Township Of Teaneck,” on August 11, 

2020; and 

 WHEREAS, the Township’s Planner, Phillips Preiss Grygiel Leheny Hughes, prepared a 

Proposed Amendment to the Land Use Element of the Township of Teaneck Master Plan for the 

H-Hospital Zone Expansion, Township of Teaneck, New Jersey, dated December, 2021; and 

 WHEREAS, the Planning Board of the Township of Teaneck held a public hearing 

thereon, following publication of a notice thereof, on December 16, 2021; and 

 WHEREAS, following the public hearing thereon, the Planning Board adopted the 
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aforesaid amendment to the Township of Teaneck Land Use Element of the Master Plan for the 

H- Hospital zone expansion on December 16, 2021; and 

NOW, THEREFORE, BE IT ORDAINED by the Township Council of the 

Township of Teaneck, Bergen County, New Jersey, as follows: 

SECTION 1.  Paragraph (a) Section 33-22, “Establishment of Zoning Districts; 

Interpretation,”, of Article V, Zoning Ordinance, of Chapter 33, Development Regulations, 

of the Code of the Township of Teaneck, is hereby amended to add the following sub-

districts to the H Hospital Zoning District:  

Subdistrict - 1  H - 1 

Subdistrict - 2  H - 2 

Subdistrict - 3  H - 3 

Subdistrict - 4  H - 4 

 

SECTION 2.   The Table of Zoning Map Amendments, as contained in Attachment 1 to Chapter 

33, “Development Regulations,” of the Code of the Township of Teaneck, is hereby amended to 

add thereto the following: 

“Ordinance No.  Adoption Date  Change 

Rezone Block 3003, Lots 4 (portion), 8, 9, 

10 (portion), 11, 12 (portion) and 13 

(portion) from R-1 Residential District to H-

1 Hospital - 1 Subdistrict as shown on 

Attachment A.  

 

Rezone Block 3002, Lots 7 (portion) and 8 

and Block 3003, Lots 2, 3, 4 (portion), 10 

(portion), 12 (portion), 13 (portion) and 14 

from R-1 Residential District to H-2 

Hospital - 2 Subdistrict as shown on 

Attachment A. 

 

Rezone Block 3003, Lot 4 (portion) from H 

- Hospital District to H-2 Hospital - 2 

Subdistrict as shown on Attachment A. 
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Rezone Block 3002, Lots 2 and 3, from the 

B-2 Business District to the H-3 Hospital - 3 

Subdistrict as shown on Attachment A. 

 

Rezone Block 3002, Lots 4, 5, 6 and 7 

(portion) from the R-1 Residential District to 

the H-3 Hospital - 3 Subdistrict as shown on 

Attachment A. 

 

Rezone Block 3003, Lot 4 (portion) from the 

H - Hospital District to H-3 Hospital - 3 

Subdistrict as shown on Attachment A. 

 

 Rezone Block 3003, Lot 4 (portion) from H 

- Hospital District to H-4 Hospital - 4 

Subdistrict as shown on Attachment A. 

 
 

SECTION 3.  Paragraph (b) Section 33-22 “Zoning Map” of Article V, Zoning Ordinance of 

Chapter 33, Development Regulations, of the code of the Township of Teaneck is hereby 

amended to include the above referenced Lots and Blocks within new H Hospital Zone 

Subdistricts (H-1, H-2, H-3 and H-4) within the boundaries of the zone districts as part of the 

zone map consistent with Attachment A. 

SECTION 4.  Paragraph (g) “Hospital District” of Article V, Zoning Ordinance, of Chapter 33-

24, Development Regulations, of the Code of the Township of Teaneck is hereby amended to 

read in full as follows: 

 

(g) H-Hospital Districts. The Hospital District (H) district is intended to provide a 

comprehensive development framework which supports the expansion and modernization of the 

Holy Name Medical Center hospital campus. The regulations set forth herein accommodate the 

long-term development of a modern hospital campus while providing substantial mitigation 

measures to address potential impacts to the surrounding area.  

(1) General Requirements 
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a. Application requirements and phasing 

Any application for development for all or any portion of the H zone shall be submitted 

as a phased development, or as separate development applications for each phase or for 

each building and / or improvements within each phase in the nature of a preliminary site 

plan application. Each such application shall describe how the proposed development 

relates to the phasing of development pursuant to the overall H district.  The application 

for preliminary site plan approval may also include a request for final site plan approval 

with respect to the application for development or any phase thereof. 

b. Terminology 

Due to the complex nature of a comprehensive hospital campus, certain H District 

regulations draw a meaningful distinction between “existing” and “new” buildings and 

structures.  For purposes of interpreting the H District regulations, "existing” buildings 

and structures are those in existence as of the date of the adoption of this ordinance.  

“New” buildings and structures are those to be constructed after the date of the adoption 

of this ordinance.   

c. Prerequisite Requirements for Development by Subdistrict 

1. Subdistrict 1 

[i] The existing access driveway from Grange Road that is located within 

Lot 4 of Block 3003 shall be closed at the issuance of a Temporary 

Certificate of Occupancy (TCO) with the first development application 

filed pursuant to the H district.  Such application shall incorporate the 

conversion of the closed access driveway into vegetated lawn area or 

construction of a residential dwelling.   

[ii] A landscape buffer and fence per the requirements set forth in Section 

5g.2 of this ordinance shall be installed as part of the site work 

required under the first development application filed pursuant to the 

H district.  

 

2. Subdistrict 2 

[i] The landscape buffer and fence along the boundary between 

Subdistrict 1 and 2 shall be installed prior to or at the same time as any 

construction within Subdistrict 2.  

 

3. Subdistrict 3 
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[i] The existing driveway access point at Cedar Lane (where Chadwick 

Road currently intersects) shall remain in a similar location. Prior to 

completion of the first new building in Subdistrict 3 or 4, the 

developer shall, in coordination with the Township of Teaneck and the 

Bergen County Engineering Department, complete improvements to 

the pedestrian safety of this intersection, which may include bulb-outs 

along Cedar Lane, painted crosswalks on all four sides of the 

intersection and pedestrian signals. 

[ii] The existing driveway from Vandelinda Avenue within Subdistrict 2 

shall be converted to an emergency services vehicle-only ingress 

driveway in connection with the construction of the loop road within 

Subdistrict 3.  

[iii] The existing driveway from Vandelinda Avenue within Subdistrict 3 

shall be permanently eliminated pending review and approval of 

Township emergency services officials in connection with the 

construction of the loop road within Subdistrict 3. 

 

 

d. Maximum net yield 

The maximum net yield of new floor area within the H district shall not exceed one 

million (1,000,000) square feet (of which no more than 650,000 square feet shall be 

developed within Subdistrict 3).  Net yield of floor area shall be measured as the gross 

floor area of new development, minus the gross floor area of any existing space that is 

demolished or otherwise removed.  Floor area devoted to structured parking will not 

count towards the maximum gross floor area or building coverage. 

d. Measurement of building height 

1. For all buildings within the H district, "building height" shall be the vertical 

distance from the proposed average finished ground elevation around the 

foundation to the elevation of the deck of a flat roof or the midpoint of a 

sloped roof, exclusive of chimneys, cupolas, mechanical equipment and 

associated screening, elevator towers, parapets and other similar rooftop 

appurtenances.  Such appurtenances shall not exceed the maximum building 

height by more than 12 feet, except parapets shall not exceed the maximum 

building height by more than 42 inches. 

2. A “story” is that portion of a building included between the surface of any 

floor and the surface of the floor next above it, or if there is no floor above it, 

then the space between the floor and the ceiling next above it.  Any story that 

has at least half its height located below the average ground elevation of the 
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building shall not constitute a “story” for purposes of calculating building 

height. 

  

(2) Permitted Uses 

a. Subdistrict 1 

1. Principal uses 

[i] Single-family detached dwellings 

 

2. Accessory uses and structures 

[i] Uses and structures customarily associated with detached single-family 

dwellings, provided that such uses or structures are subordinate to the 

principal use, do not change the character of the principal use and serve only 

the principal use. 

 

b. Subdistrict 2 

1. Principal uses 

[i] Childcare centers 

[ii] Adult daycare centers 

[iii]Detached single-family dwellings 

[iv] Surface parking lots 

[v] Expanded lobby/entrance area connected to the existing main hospital building 

 

2. Accessory uses and structures 

[i] Maintenance and storage facilities 

[ii] Boiler and Power Plants 

[iii]Utility and mechanical facilities  

[iv] Outdoor recreation area associated with a childcare center 

[v] Uses and structures customarily associated with any principal use permitted 

within the H district, provided that such uses or structures are subordinate to 

the principal use, do not change the character of the principal use and serve 

only the principal use. 
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c. Subdistrict 3 

1. Principal uses 

[i] Hospital facilities, which shall include but not be limited to in-patient and out-

patient treatment and therapy, labs and testing facilities, research facilities, 

medical education and training facilities, pharmacies, urgent care as well as a 

broad range of medical-related diagnostic, hospice, treatment, therapeutic, 

physical, health, dementia and rehabilitation uses. 

[ii] Offices 

[iii]Adult daycare centers 

 

2. Conditional uses 

[i] Public utility installations, subject to the provisions of Section 33-25, 

Conditional Use Criteria of the Township Code.  

[ii] Wireless communications towers and antennas, subject to the provisions of 

Section 33-25, Conditional Use Criteria of the Township Code.  

 

3. Accessory uses and structures 

[i] Structured and surface parking facilities 

[ii] Healing gardens and other outdoor gathering spaces 

[iii]Uses and structures customarily associated with any principal use permitted 

within the H district, provided that such uses or structures are subordinate to 

the principal use, do not change the character of the principal use and serve 

only the principal use. 

 

d. Subdistrict 4 

1. Principal uses  

[i] Hospital facilities, which shall include but not be limited to in-patient and out-

patient treatment and therapy, labs and testing facilities, research facilities, 

medical education and training facilities, pharmacies, urgent care as well as a 

broad range of medical-related diagnostic, hospice, treatment, therapeutic, 

dementia and rehabilitation uses.  

[ii] Offices 

 

2. Conditional uses 
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[i] Public utility installations, subject to the provisions of Section 33-25, 

Conditional Use Criteria of the Township Code.  

[ii] Wireless communications towers and antennas, subject to the provisions of 

Section 33-25, Conditional Use Criteria of the Township Code.  

 

3. Accessory uses and structures 

[i] Structured and surface parking facilities 

[ii] Healing gardens and other outdoor gathering spaces 

[iii]Uses and structures customarily associated with any principal use permitted 

within the H district, provided that such uses or structures are subordinate to 

the principal use, do not change the character of the principal use and serve 

only the principal use. 

 

(3) Development Standards 

a. Overall tract  

1. Minimum tract area: 25 acres  

 

2. Maximum coverage 

[i] Building coverage: 45% 

[ii] Lot coverage: 75% 

 

3. Minimum building setbacks 

[i] Setback to primary circulation roads: 15 feet 

[ii] Setback to secondary service roads, such as rear loading areas and parking lot 

driveways: 10 feet 

 

4. Accessory uses and structures (with exception of structured and surface parking 

lots, which are expressly addressed within the Subdistrict standards) 

[i] Maximum height: 30 feet 

[ii] Minimum setbacks: 10 feet from perimeter boundary of overall tract 

 



Ordinance (ID # 7080)  Meeting of March 15, 2022 

 Page 10 

5. Separation between buildings 

[i] In order to ensure light and air on the most prominent roadways within the H 

district, buildings in Subdistricts 3 and 4 located on opposite sides of the two 

major entry drives from Cedar Lane and Teaneck Avenue shall be separated 

horizontally by at least one hundred (100) feet at all points, except when 

connected by any aerial walkways.  

[ii] Elsewhere in Subdistricts 3 and 4, new buildings have the option of being 

connected to the existing or new structured parking garages and other new 

hospital or medical office buildings.  

 

6. Maximum building footprints and area per floor: Any story of a new building that 

is at or above a height of five stories or 75 feet shall not exceed 40,000 square feet 

in gross floor area per story. New buildings or portions of new buildings lower 

than five stories and 75 feet shall have no limit on floor area per story, unless 

otherwise specified herein. 

 

b. Subdistrict 1 

1. Unless otherwise stated herein and/or specifically controlled by the overall tract 

requirements, development within Subdistrict 1 shall be subject to the 

requirements for the R-S district as set forth in Section 33-24(a)4. 

c. Subdistrict 2 

1. One new building containing a day care center is permitted south of the existing 

alignment of Chadwick Road, with a maximum building footprint of 8,000 square 

feet and maximum gross floor area of 16,000 square feet.  

2. An expansion and modernization of the existing main entrance on the west façade 

of the existing main hospital building, which is contemplated for Subdistrict 3, 

shall be permitted to extend into Subdistrict 2 by no more than 20 feet. 

3. Maximum building height: 2 stories or forty-two (42) feet, whichever is less  

4. Minimum setbacks 

[i] From Block 3003, Lot 1: 35 feet for new buildings 

[ii] From Chadwick Road right-of-way: 20 feet for buildings  

d. Subdistrict 3 

1. Subdistrict 3 may contain up to four (4) new buildings, three (3) of which are to 

be north of the center of the existing main hospital building; and one (1) of which 

is to be south of the center of the existing main hospital building, in the general 

location of the existing School of Nursing wing.  
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2. After the School of Nursing wing is demolished, a new building may be built in 

the same general location on the south side of the existing main hospital building, 

subject to the following development standards:  

[i] The maximum height of the building shall be 5 stories and in no case shall the 

height of the roof deck of the new building exceed the height of the top of the 

peaked roof of the highest existing building or buildings it replaces. 

[ii] The new building shall have a step back at the top story of a minimum of 10 

feet horizontally along its entire western facade in order to reduce the 

visibility of the full height and mass of the building as viewed from the west. 

The step back area shall be designed as a terrace or balcony and, if possible, 

should incorporate landscaping to help soften the appearance.  

3. An expansion and modernization of the existing main entrance on the west façade 

of the existing main hospital building shall be permitted up to a maximum height 

of 35 feet.  No other expansions or additions on the westerly side of the existing 

main hospital building are permitted.     

4. Vertical additions to the two wings near the main entrance on the east façade of 

the existing main hospital building located within Subdistrict 3 are allowed but 

shall not exceed the height of the existing main hospital building.  

5. Maximum building height 

[i] For the three buildings located north of the center of the existing principal 

hospital building, the maximum permitted building height is as follows:  

[a] For one building to be located within 250 feet of the tract boundary along 

Cedar Lane: 5 stories and 75 feet 

[b] For up to two buildings to be located more than 250 feet from the tract 

boundary along Cedar Lane: 9 stories and 135 feet 

6. Minimum setbacks 

[i] From Cedar Lane: 25 feet for new buildings / 100 feet for surface parking lots 

[ii] From Vandelinda Avenue: 75 feet for new buildings / 75 feet for surface 

parking lots 

[iii]From Block 3002, Lot 1: 40 feet for new buildings / 10 feet for surface 

parking lots 

 

e. Subdistrict 4 

1. Flexibility is allowed within Subdistrict in terms of the number of new buildings 

that will be allowed.  
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2. Standalone structured parking facilities are permitted in Subdistrict 4, which may 

or may not be connected along one side to an existing or new building or 

structured parking facility.  

3. Maximum building height 

(1) Buildings located north of the existing entrance driveway from Teaneck Road: 

8 stories and 115 feet 

(2) Buildings located south of the existing entrance driveway from Teaneck Road: 

5 stories and 75 feet 

(3) Standalone structured parking facility: 5 stories and 60 feet 

4. Minimum setbacks 

(1) From Cedar Lane: 50 feet for new buildings / 100 feet for surface parking lots 

(2) From Teaneck Road: 50 feet for new buildings and structured parking 

facilities / 100 feet for surface parking lots 

(3) From Vandelinda Avenue: 75 feet for new buildings and structured parking 

facilities / 150 feet for surface parking lots  

 

(4) Off-street Parking and Loading Requirements  

a. Parking within the H district shall be calculated and evaluated on a tract-wide basis.  

Each application for development within the H district shall include a parking 

analysis that describes the proposed parking supply for the entire H district in 

comparison to the total parking requirement for all uses within the H district as 

calculated based on the following minimum requirements:  

1. 0.8 parking space per employee/physician during peak shift for entire hospital 

campus 

2. 0.25 parking spaces per licensed bed  

3. 1.4 parking spaces per 1,000 square feet of outpatient medical office space 

b. Upon the vacation of a portion of Chadwick Road, there shall be a minimum of 100 

unreserved parking spaces provided within the H district which shall be controlled by 

the Township Manager at his/her discretion at no charge.  In addition, the same 

number of spaces shall be available to the public from 5pm-6am on weekdays and 

during all times on Saturday and Sunday to support the local business district.   

c. The total parking requirement for the H district may be based on a shared parking 

analysis prepared by a licensed Professional Engineer or Professional Planner based 

on a widely accepted methodology, such as the models published by the Urban Land 

Institute, Institute of Transportation Engineers or Victoria Transport Policy Institute.  

The shared parking analysis shall be subject to the review and approval of the 
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Planning Board or Zoning Board of Adjustment in coordination with the Township’s 

professionals.     

d. All of the required parking shall be provided within the H district.  On-street parking 

is permitted and encouraged along internal circulation roads.  

e. Dedicated spaces for loading and deliveries shall be one dedicated loading / delivery 

space per each new building.   

f. Electric vehicle charging stations shall be provided in accordance with NJ State 

requirements per P.L. 2021, c.171 (C.40:55D-66.18 et al.). 

g. Bicycle parking  

1. Indoor bicycle parking racks shall be provided for each new building. Racks shall 

be located within a secure, access-controlled room inside the building or within a 

connected or nearby garage.  

2. Outdoor bicycle racks shall also be provided within 50 feet of each new 

building’s primary pedestrian entry, at a minimum ratio of one (1) outdoor bicycle 

parking space for every 20,000 square feet of net floor area. Bicycle racks must be 

securely anchored and designed to allow the bicycle frame and one wheel to be 

secured. If possible, outdoor racks should be sheltered by roofs or overhangs. 

 

(5) Design Requirements and Guidelines  

a. Terminology - any provision in this section activated by the word “shall” constitutes a 

requirement; a provision activated by the word “should” is a guideline that is strongly 

encouraged but not required.   

 

b. Architecture 

1. Active ground floors - The portions of the ground floor of new buildings facing 

required open spaces or major pedestrian walkways, important internal circulation 

streets or driveways, or public streets, should include active uses within the 

ground floor where appropriate in order to provide more of a connection between 

interior and exterior spaces and “eyes on the street” for informal safety. “Active 

uses” include such features as lobbies, lounge areas, and concierge desks; 

cafeterias, cafes, and indoor dining areas; and gift shops, pharmacies, and health 

club facilities, outpatient testing areas and other ambulatory clinical services. 

 

2. Façade transparency 

 



Ordinance (ID # 7080)  Meeting of March 15, 2022 

 Page 14 

[i] Primary Pedestrian Entry Lobby - To provide an inviting presence, each 

building’s primary pedestrian entry should be indicated by a large sheltered 

canopy or overhang and/or by a location within a bay having a different 

expression from the surrounding building mass. Portes-cochère and drop-off 

loops are permitted as well.  

[ii] Secondary Pedestrian Entries - Where a building located next to one or more 

of the three major bounding public streets (Cedar Lane, Teaneck Road, and 

Vandelinda Avenue) has its primary pedestrian entry facing internal to the H 

district, the building should also provide a secondary pedestrian entry within 

one of the public street-facing facades.  While secondary pedestrian entries do 

not need to be as prominently sited within the facade, they should be 

highlighted by such means as: a logical location within a bay, shelter from a 

projecting canopy or a recessed entry, fully glazed doors and a high 

proportion of glazing in the enframing bay, and wall-mounted lighting.  

[iv] Garage / Parking Entries - Parking garage entries shall not exceed 40 feet in 

width. The garage entryway should be highlighted within the facade such as 

by a projecting sheltering flat canopy, wall-mounted lighting, and attractive 

signage. Garage doors, if provided, should have a high degree of visual 

permeability by means of glazed panels. To the extent that rolled down 

security or access-control gates are used at garage entry openings, only those 

which are visually-permeable rather than solid shall be permitted. 

[v] Blank Walls - Areas of building facade facing a major bounding street (Cedar 

Lane, Teaneck Road and Vandelinda Avenue), an internal circulation street, 

or a major pedestrian path, shall not have long, blank, unarticulated walls in 

excess of 30 feet in width within the first five (5) levels of the building. This 

applies as well to exposed parking garage facades.  

[vi] Interior Light Spillage - Any facades of new buildings that face residential 

neighborhoods or homes shall include measures to reduce light spillage and 

glare from interior lighting. Interior lighting should be carefully chosen, 

placed, and directed so as to not create such issues in the first place. Where 

some light spillage and glare is unavoidable, external features such as vertical 

fins, perforated scrims, lattices, and shutters are encouraged; while internal 

features such as blinds and curtains should be included as well.  

 

3. Articulation 

[i] Vertical articulation 

[a] The facades of each new building should be divided into a series of 

vertical bays such that each vertical bay does not exceed approximately 

sixty (60) feet in width. Each vertical bay shall be defined by a physical 

change in plane or by a substantial break in plane having a projection or 
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recession proportionate to the scale, height, and mass of the building or 

structure. Differentiation based only on facade colors or materials is 

insufficient to define a bay. Each vertical bay’s expression should 

encompass at least the building’s lowest three to five levels, including any 

exposed parking garage and basement levels, in order to help break down 

the height of the building as viewed by pedestrians.  

[b] In addition, for buildings exceeding 300 feet in length along any one side, 

significant massing breaks should be provided so that each resulting 

building mass is less than 300 feet wide. A “significant massing break” is 

a recess of at least ten (10) feet wide and five (5) feet deep, and which 

gives the impression that the building, when viewed obliquely, could be a 

series of smaller buildings.  

[c] For stand-alone parking garages, architectural screening as described 

below in Structured parking section, is required. 

[ii] Horizontal articulation 

[a] The ground floor of new buildings should be distinguished with a higher 

degree of transparency, as discussed above under Transparency.  

[b] On the tallest buildings, the top story or stories should have a different 

architectural expression that creates a visually-lighter appearance, such as 

by lighter-color and/or higher-transparency facades; stepbacks, varied 

heights, or other massing changes; and deep parapets, light shelves, or 

other detailing. 

 

4. Application of materials - Within the primary materials of each building’s façade, 

variation in color, texture, and/or pattern may be employed to create further 

distinctions. Changes in materials, colors, texture, or pattern that occur across a 

horizontal line should be marked by a change in plane, dimensional band or belt 

cornice, a recessed channel, or similar horizontal feature. Materials should be 

extended around corners and extensions to a logical vertical break in plane, in 

order to avoid a “pasted on” appearance. The level of materials, detailing, and 

articulation should be consistent along all building facades, not just street-facing 

facades. 

 

5. Green design - Where possible, building design should include architectural features 

to shade the building against solar gain, such as sunshades and deep overhangs. Solar 

panels are recommended on roofs to offset building energy usage.   Gardens and 

terraces are encouraged on roof decks and stepback areas of buildings in order to 
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provide quick access to outdoor space for hospital and office staff, patients, and 

visitors. Green roof areas are also recommended in order to absorb stormwaters and 

provide thermal insulation for floors below. 

6. Structured parking - For all stand-alone parking garages, and where any portion of 

structured parking within a building extends to the facade along a public or major 

internal street, major pedestrian pathway, or required open space, architectural 

screening shall be provided as follows. 

[i] The facade design of exposed parking levels shall be articulated and varied in 

a manner that references the massing and transparency of hospital or medical 

office buildings nearby or above, screens views of cars inside and eliminates 

headlight glare beyond the structure, and creates a visually-interesting facade 

composition. Examples include but are not limited to: punched window-style 

openings and decorative mesh grilles, particularly on facades facing 

residential properties; glazed or open-textured screens or scrims across large 

openings in parking facades; using a visually-richer material and texture on 

the ground level, such as brick or cast stone; and breaking down the parking 

facade mass into a series of bays that downplay the length and width of the 

garage. In all such cases, in-ground or raised-bed landscaping planters with a 

variety of year-round vegetation should be included along the garage facade to 

further soften the perimeter.  

[ii] Vehicular access to all parking structures shall be from internal roadways and 

shall not have direct access from a public street. 

 

7. Trash, loading and mechanical areas 

[i] All outdoor trash, recycling, and refuse storage and collection areas and all 

outdoor at-grade mechanical equipment shall be screened from public view on 

all sides with solid fencing and/or evergreen landscaping. 

[ii] Where possible, new loading facilities should be internal to a building and 

accessed through a parking garage entry or located at the side or rear of a 

building. New Loading docks and similar service facilities with operable 

vehicular access doors or permanent openings in the facade should not be 

located in facades adjoining public streets nor along the site’s pedestrian 

walkways with the highest activity levels. Any new loading facility or similar 

feature that is located in an exterior facade should be designed in a similar 

manner as vehicular entries, with glazed doors and/or attractive roll-up grates. 

If necessary, additional outdoor screening (fences or hedges) should be used 

to shield views of loading docks and similar areas from nearby pedestrian 

walkways, open spaces, and residential properties. 

[iii]Rooftop mechanical equipment shall be screened from view using a material 

harmonious to that used in the façade of the building, or set back from the 

building edge so that it is not visible from any adjacent public sidewalk. 
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c. Roadways 

1. A reconfiguration and extension of internal circulation routes within the H district 

is required in order to construct a complete loop road around the existing hospital 

buildings and any attached new buildings. The construction of the loop road shall 

be undertaken in coordination with the phased development of new buildings 

within the district, as follows:  

[i] The westerly portion of the loop road shall be completed as part of the 

construction of a childcare center and/or reconfiguration and expansion of the 

surface parking lot within Subdistrict 2.  

[ii] The northerly and easterly portions of the loop road shall be completed as part 

of the construction of one or more of the permitted new buildings to the north 

of the center of the main existing hospital building within Subdistrict 3.  

[iii]The southerly portion of the loop road shall be completed as part of the 

construction of the new building that will replace the existing School of 

Nursing building within Subdistrict 3.   

2. Designated pick-up/drop-off areas for for-hire vehicles and valet parking shall be 

provided adjacent to the entrances to all new medical buildings. 

 

d. Pedestrian Circulation 

1. Development shall provide direct and convenient pedestrian pathways between all 

building entries, open spaces, and parking areas.  

2. Sidewalks shall be provided on both sides of the two primary entry drives (from 

Cedar Lane and Teaneck Road).  All other new and existing internal roadways 

shall have sidewalks on at least one side, and on both sides wherever possible.  

3. Where aerial walkways between buildings are provided, duplicate pathways 

between grade level doors shall also be provided.  

4. All internal sidewalk improvements shall be completed as part of each phase of 

construction and shall at minimum tie into the existing sidewalk network on the 

hospital campus. 

 

e. Open Space 

1. General - Placement of new buildings within the H district should create a series 

of intentional, well-sited, well-proportioned, and usable open spaces. Modest-

sized open spaces such as plazas, patios, pocket parks, and gardens framed by 

active, interesting building uses can be more attractive and inviting than larger but 

ill-defined areas located at the periphery of an area.   Three specific required open 
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spaces are described below. In addition, other, smaller open spaces should be 

located adjacent to or near building entries so as to provide convenient and 

pleasant outdoor access to hospital staff and visitors. In general, the principles of 

“defensible space” should be followed for open space design, including: 

convenient access to and highly visibility of building entries; fostering informal 

surveillance, “eyes on the street,” and a sense of “ownership” of open space areas 

through placement next to sidewalks and building facades and entries with a high 

degree of transparency and activity; visually-permeable landscaping; and site 

lighting that does not create unduly contrasting areas or dark spots. 

 

2. Central Green - Site plan applications which contemplate improvements within 

Subdistrict 3 shall provide a “Central Green” open space in conformance with the 

following requirements.  

[i] This open space shall measure at least 75 feet on all sides and shall have a 

minimum area of 10,000 square feet. It shall be located within Subdistrict 3. 

[iii]Walkways shall also be provided along at least three sides or at least 75 

percent of the perimeter, whichever is greater.  

[iv] The open space shall include a terrace area with decorative hardscaping, lawn 

areas interspersed with plants in a variety of textures and heights, areas of sun 

and shade, and fixed and moveable seating. 

3. Healing Garden - “Healing gardens” are quiet open space areas that provide a 

tranquil, green outdoor space for staff, patients, and visitors to meditate, rest, 

reflect, and connect with nature. These types of natural, contemplative 

environments have been proven to have therapeutic benefits for patients and 

others. Site plan applications which contemplate improvements within 

Subdistricts 3 or 4 shall provide one Healing Garden in Subdistrict 3 or 4, subject 

to the following requirements.  

[i] It may be located on a portion of the required Central Green, in another area 

within 100 feet of a pedestrian entry to existing or new buildings, or on a roof 

deck of a building; in all cases in a location that is conveniently accessible to 

hospital patients.  

[ii] The minimum size of the Healing Garden is 2,500 square feet; larger gardens 

are encouraged.  

[iii]The healing garden shall include attractively-paved, meandering walkways. 

Seating, both fixed and moveable, should offer a choice of spots in sun and 

shade. Landscaping should be lush and varied, with different plants for all 

seasons. Sculptural elements such as artwork, interesting tree forms, and large 

boulders are encouraged. An attractive water feature that creates a soothing 

white noise is recommended. Taller landscaping should create visual buffers 

along any edges bordering roadways or busy pedestrian routes. Low walls or 
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attractive fencing should be used to delineate this space as a separate, quieter 

area. Ideally, materials and plantings should have a rustic, naturalistic feel 

rather than appearing overly manicured or machine-made. Low-wattage 

ground lighting and pedestrian-scaled lamps are encouraged so that the space 

may be used in the evening. 

4. Corner of Vandelinda Avenue and Teaneck Road- The existing green open space 

at the corner of Vandelinda Avenue and Teaneck Road includes lawn areas and 

trees. Site plan applications which contemplate improvements within Subdistrict 4 

shall provide the following enhancements to this open space.  

[i] New internal walkways should be added through the open space, linking to 

Vandelinda Avenue and Teaneck Road, to enhance pedestrian access all the 

way into the open space. 

[ii] Any new building adjacent to this space shall include a pedestrian entrance 

onto this open space, or alternately a connection via a prominent walkway 

around the building from a different door. 

f. Surface Parking Lots - The following parking lot requirements are intended to help 

visually soften the expanse of surface parking and reduce the environmental impacts 

of the urban heat island effect, impervious surfaces, and runoff. 

1. Shade Tree Plantings 

[i] Around the perimeter of surface parking areas, shade trees shall be planted, 

with an average spacing of no more than 50 feet on center. 

[ii] Where a parking lot is more than one bay wide (a bay of parking is two rows 

of parking with a central access aisle, and is generally about 60 feet wide), one 

shade tree shall also be planted at each end of each parking bay, in a 

landscaped area having lawn or low groundcover. 

[iii]Where a parking lot is more than one bay wide, interior tree plantings are also 

required in regularly-spaced landscaped islands between bays of parking at the 

rate of 1 tree per 16 parking stalls. 

2. Green Design for Stormwater Management  

[i] To the extent practical and in conformance with NJ DEP stormwater 

management regulations, landscaping and tree areas shall be depressed in 

grade compared to surrounding areas, curbless or bordered with permeable 

edging or inlets, or otherwise designed so as to foster inflow and infiltration of 

stormwater runoff from surface parking areas. Hardy plantings that tolerate 

periodic flooding and contamination from parking lot runoff and icing salts 

should be used.  

[ii] Porous paving, grass-crete, or similar paving materials are encouraged for 

parking areas that will be infrequently used.  
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3. Edge Buffering - The perimeter of larger surface parking lots, particularly where 

adjoining public street frontages or major pedestrian routes, should be softened 

and screened with some combination of evergreen hedge, stone wall, attractive 

fencing, and/or earthen berm.  The height of such linear screening elements 

should not exceed three (3) feet. 

 

g. Landscaping 

1. General 

[i] Existing vegetation, particularly mature trees, should be preserved wherever 

possible. Mature trees removed shall be replaced one-for-one, or if 

replacement is infeasible, a contribution shall be made to a tree fund for use 

by the Shade Tree Advisory Board. 

[ii] New street tree selection and planting details shall comply with Township of 

Teaneck standards. All plantings should be primarily native and drought-

tolerant species. In some cases, species that thrive in the variable conditions of 

a rain garden may be most appropriate.  

[iii]Benches or other seating shall be provided in convenient locations throughout 

the H district area in Subdistricts 2, 3 and 4.  Locations should include along 

primary walking paths, near building entries, and within landscaped open 

space areas.  

[iv] Required building setback areas should include landscape planting areas, 

walkways, and/or patios or other decorative hardscape spaces between the 

building and the back of curb of all adjoining streets and vehicular circulation 

areas. 

 

2. Required buffer along boundary that separates Subdistricts 1 and 2  

[i] A landscaped buffer shall be planted that includes a mix of evergreen and 

deciduous trees, to form a year-round visually impenetrable barrier between 

the existing residential uses and the hospital buildings to the east. 

[ii] An attractive fence of a minimum six (6) feet in height shall be provided from 

Block 3003 Lot 1 to the northerly boundary of Block 3003 Lot 7.   

 

3. Streetscape 

[i] Teaneck Road -  

[a] In connection with any new development within Subdistrict 4, the 

following landscape improvements shall be constructed along the site’s 

boundary with Teaneck Road, from Cedar Lane to the northern edge of the 
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existing open space that lies at the corner of Vandelinda Avenue.  

[b] Additional deciduous shade trees shall be planted within the sidewalk 

public right-of-way and/or within the required street-facing setback along 

Teaneck Road (to the extent practical based on location of underground 

utilities and easements) such that the new and existing trees together 

loosely take the form of a double row of trees or “allée.”  

[c] A secondary walkway shall be constructed in a meandering fashion 

between the two rows of trees; alternately, this walkway may replace the 

existing public sidewalk, subject to Township approval. The remainder of 

the front setback shall be lawn, as it is now, and may be accented with 

clusters of low plantings. 

 

[ii] Cedar Lane  

[a] The existing sidewalk along Cedar Lane bordering the H district lies right 

next to the curb and is relatively narrow. To improve the safety and 

comfort of this sidewalk, it shall be rebuilt further inland, with a minimum 

clear width of five (5) feet, extending into the hospital’s required setback 

lands if necessary. 

[b] A grass planting strip of minimum six (6) feet shall be added between the 

new sidewalk and the curb within the public right-of-way. New street trees 

shall be planted within the grass strip, spaced on average no farther apart 

than 40 feet on center subject to the approval of Bergen County and in 

coordination with utility providers. These improvements shall be 

completed before construction begins on a third new building within 

Subdistricts 3 and/or 4. 

 

[iii] Vandelinda Avenue 

[a] The existing sidewalk along Vandelinda Avenue includes a grass 

planting strip between sidewalk and curb. This planting strip shall be 

maintained.  

[b] New street trees shall be planted along the planting strip, spaced on 

average no farther apart than 40 feet on center, as part of the final 

approvals for the building south of the main existing hospital building. 

Where clearance in the planting strip is insufficient to support healthy 

tree growth, the trees may be planted within the hospital lands 

bordering the public sidewalk, at the same average spacing. 

 



Ordinance (ID # 7080)  Meeting of March 15, 2022 

 Page 22 

[iv] Internal circulation roads - Existing and new circulation streets and 

driveways within the H district shall have street trees added where 

feasible, so that both sides of the street have trees spaced no more than 50 

feet apart on center. Street trees are also encouraged along pedestrian 

pathways where feasible based on the location of utilities and easements. 

 

h. Lighting 

1. Pedestrian-scaled lighting shall be provided along all walkways. Ground-level and 

accent lighting is encouraged at required open space areas.  

2. All new exterior site and building lighting shall be selected to minimize glare, 

light trespass, and light pollution, particularly with regards to adjoining residential 

neighborhoods. Lighting fixtures shall be selected from the International Dark 

Sky Association’s Fixture Seal of Approval Program, which specifies fixtures that 

are directionally-downcast, full-cutoff, and that have a warm color temperature. 

 

i. Signage 

1. General - Signage shall be designed as a comprehensive and complementary 

system. All site signage should include common design elements, including the 

use of select colors, and materials. Signage design shall be driven by the need for 

simplicity and clarity in communication. Exterior signage shall be primarily for 

wayfinding purposes rather than advertising. Signage shall be only as large as 

functionally necessary. The size and placement of signs shall not obscure any 

architectural features of a building. Ground-mounted signs shall not obstruct 

pedestrian paths nor intersection sight distances for drivers.  

2. The following signs shall be permitted, subject to the requirements set forth 

herein.  

3. Freestanding Monument Signs  

[i] One monument sign is permitted along the Cedar Lane frontage and two along 

the Teaneck Road frontage. 

[ii] Each monument sign shall be set back at least 10 feet from the back of the 

public right-of-way and at least 50 feet from the boundary of a residential 

district. 

[iii]Maximum sign height above grade: 72 inches (six feet). 

[iv] Maximum sign length: 180 inches (15 feet). 

[v] Maximum sign depth: 36 inches (three feet). 

[vi] Maximum height of fixed or digital lettering: 10 inches. 
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4. Facade Signs 

[i] Facade signs are intended primarily for drivers and pedestrians along streets 

within and outside the tract area. Each new building may have two facade 

signs: one along a street-facing façade, and one along an internal street or 

walkway. 

[ii] Facade signs shall be mounted at the top of the ground floor of the building, or 

within the lowest two levels.  

[iii]Maximum sign area for each sign is three (3) feet high and 30 feet long.  

5. Projecting Signs 

[i] Projecting signs are defined as “any sign, other than a wall sign, suspended 

from or supported by a building or structure or sign structure and which 

extends more than six inches from a building.” 

[ii] For the H district, “projecting signs” also include the style of sign made of 

channel-cut letters that are mounted atop flat metal canopies, typically over 

entry doors or garage entries.  

[iii]One projecting sign is permitted for each new building, to be located over the 

primary pedestrian entry. An additional canopy sign is permitted over the 

main parking garage entry for each garage.  

6. Tenant Directory Signs  

[i] Tenant directory signs are smaller signs mounted on building facades near 

entryways, listing tenants, departments, or businesses inside a building. 

[ii] One sign is permitted at the main pedestrian entryway for each hospital or 

medical office building. Each sign shall not exceed 18 square feet.  

7. Directional and Wayfinding Signs  

[i] Ground-mounted signs for the purposes of identifying addresses, building 

tenants, particular building destinations, parking areas, and the like are 

permitted as needed throughout the tract area.  

[ii] Such signs shall not each exceed eight (8) feet in height and ten (10) feet in 

width. 

8. Illumination 

[i] External signs may be internally-lit or rear halo-lit.  

[ii] For sign boxes in which the entire box is internally-lit, dark color backgrounds 

are preferred over white or light colors. Alternately, signs may be externally-

lit by upward-directed ground lights or by wall-mounted gooseneck lamps. 
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(6) Off-Tract improvements 

Off-Tract improvements shall be subject to Section 33-20 of the Township Code.  

 

SECTION 5.  Inconsistency.     All ordinances or parts thereof inconsistent herewith are hereby 

repealed to the extent of such inconsistency.   

SECTION 6.  Severability.  If any sentence, section, clause, or other portion of this ordinance, 

or the application thereof to any person or circumstance, shall for any reason be adjudged by a 

court of competent jurisdiction to be invalid, such judgment shall not affect, impair, or repeal the 

remainder of this ordinance. 

SECTION 7. Effective Date.  This ordinance shall take effect twenty (20) days following 

passage and publication, or as otherwise required by law, and upon filing with the Planning 

Board of the County of Bergen. 

      ________________________________ 

      James Dunleavy, Mayor 

 

ATTEST: 

 

_________________________ 

Doug Ruccione, Township Clerk   

 

Introduced: _________________ 

 

Adopted: ___________________ 
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